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1.

Executive summary
Dudley Metropolitan Borough Council (DMBC) has adopted a prioritised schedule for action
and investment to regenerate its 16 district and local centres. Pensnett Local Centre has been
identified by the Council as one of the priority areas for regeneration. DTZ has been appointed
to coordinate the production of a Pensnett Local Centre Regeneration Plan, a Pensnett
Consultation and Issues Report and a Pensnett Transportation Key Issues Report.
The role of the regeneration plan is to guide the process of regeneration within the local
centre by ensuring that development is delivered as part of an overall strategy that will
generate regeneration benefits to local residents, businesses and wider stakeholders.
Pensnett Local Centre is located on the junction of Pensnett High Street (A4101) and High
Oak (B4179). The centre has a limited range of shops and a part time Doctors Surgery. Traffic
congestion is a major issue for the centre. Pollution caused by standing traffic has led to the
centre being designated as an air quality management area. Traffic congestion also inhibits
customer access to the centre which has resulted in a decline in the number of retailers. A
lack of ongoing maintenance in the fabric of some properties contributes to its overall rundown
appearance.
A two stage consultation process was undertaken with local communities, business owners
and wider stakeholders. At Stage 1 consultation responses identified that the key priority
should be to address the current levels of congestion. Further issues related to a limited
variety of shops, the temporary nature of the Doctors Surgery and the general run down
appearance of the built environment.
Four options were developed for Stage 2 consultation identifying various degrees of
redevelopment and highway improvement. Option one proposed the least intervention with a
primary focus on improvements to the public realm. Increasingly radical redevelopment
proposals for the centre were proposed in options two, three and four which also proposed the
reconfiguration of High Street and High Oak road junctions. Options three and four also
proposed a new parking street creating access to underused land that could provide
residential development opportunities. Further residential development was proposed above
new retail units. At Stage 2 consultation options three and four received the greatest level of
support.
Building on the results of consultation the Pensnett Regeneration Plan is guided by four key
principles:
•
•
•
•

improve accessibility to Pensnett and through Pensnett;
enhance the environment;
improve the viability of the retail offer; and
address the dilapidated appearance of buildings.

The Transport Key Issues Report responds to the need to improve accessibility and proposes
a series of measures that are designed to ease the flow of traffic and improve accessibility for
pedestrians across the centre. The key proposals include:
•

signalising of key junctions;
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•
•
•

widening of the High Street to accommodate two lanes in each direction;
installation of pedestrian crossing facilities at key junctions; and
greater regulation of right turning traffic.

Either Option 3 (selective redevelopment alongside refurbishment of significant historic
buildings) or Option 4 (complete redevelopment of the protected frontages to provide new
retail opportunities on the ground floor) could build on the opportunities created by the
proposed highway improvements. Both options would deliver a key principle of the
Regeneration Plan in that the dilapidated appearance of buildings would be addressed.
The advantage of Option 3 is that it would conform with the Council’s adopted Unitary
Development Plan commitment to conserving local character and distinctiveness. The
disadvantage is that the dilapidation currently in evidence suggests that some form of
significant public/private subsidy may be required before investment in restoring existing
buildings could be achieved.
The advantage of Option 4 is that it could deliver transformation change visible from the High
Street within a defined timescale. However the disadvantage is that local character and
distinctiveness could be lost forever.
The favoured option proposes a hybrid of Options 3 and 4 where buildings of historic value
are retained but the redevelopment of poor quality buildings that are not of historic value is
encouraged. The key development proposals of the favoured option (Option 5) are as follows:
1. new highway infrastructure;
2. new development with retail on the ground floor and incorporating and potentially
reconfiguring the proposals for 86-92 High Street;
3. 1 High Oak proposals incorporated;
4. servicing provision at rear of retail premises;
5. a new residential street linking to the retail centre;
6. a new parking street providing more centralised public parking;
7. new tree planting and greening of the centre;
8. a new permanent GP surgery;
9. improved green space at High Oak/Bradley Street Junction;
10. new and/or improved pavements;
11. improved appearance of guard rails; and
12. a new public space linking the High Street to the new parking street with the potential
to accommodate a new local market.
It is envisaged that this fifth option will encourage visible transformation on the High Street,
address the current issues that continue to weaken the centres viability whilst maintaining and
valuing Pensnett’s historic lineage and local character.
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2.

Introduction

2.1.1

Dudley Metropolitan Borough Council has recently adopted a prioritised schedule for action
and investment and appointed a Project Development Officer to regenerate its 16 district and
local centres.

2.1.2

In February 2006 Dudley Metropolitan Borough Council commissioned a ‘District and Local
Centres Review’ which received Cabinet approval in September 2006. The review identified
Pensnett as one of the priority areas for Regeneration. The local centres identified as priorities
will have a regeneration plan drawn up. These plans will provide a detailed implementation
plan to deliver action in accordance with current Planning Policy, The Council Plan, Economic
Strategy and Community Strategy policies.

2.1.3

The Pensnett Local Centre Regeneration plan is underpinned by the findings from the
Consultation and Issues Report and the Pensnett Transportation Key Issues Report and
should be read in conjunction with these reports.

2.1.4

The consultation process demonstrated that there was a desire to see real change within
Pensnett Local Centre. The need to address congestion and the run-down appearance of the
centre emerged as clear aspirations of the local community, stakeholders, business owners
and Council representatives.
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3.

Analysis of Pensnett Local Centre

3.1

Economic Context

3.1.1

Pensnett Local Centre falls within the ward of Brockmoor and Pensnett in the Metropolitan
Borough of Dudley. The ward has a population just over 14,000 residents with 5,672
households.

3.1.2

In the 18 century Pensnett was a rural village in South Staffordshire in the Parish of St
Marks. It consisted of just a handful of cottages and a tavern surrounded by farmland.

3.1.3

By the end of the 19 Century the industrial revolution was beginning to impact on the area
with several iron and steel works locating in Pensnett and neighbouring Brierley Hill. Terraced
housing was developed on the High Street to house local workers, some of which contained
small shops on the ground floor that provided for day-to-day needs.

th

th

Historic OS Map 1884

Page 4

3.1.4

After the First World War a major house-building programme began across Dudley. Several
hundred new homes were constructed in Pensnett transforming the rural village into an urban
residential suburb.

3.1.5

The rationalisation of the UK Steel industry in the late 1970’s lead to high levels of
unemployment in Pensnett. The development of Pensnett Industrial Estate, Merry Hill
shopping centre, Waterfront Office Park and the expansion of Russell’s Hall Hospital provided
economic opportunities, however, Pensnett communities remained economically weak.

3.1.6

At ward level, unemployment in Brockmoor and Pensnett is approximately 5.5% compared to
a regional average of 3.8% (Community Profile Brockmoor and Pensnett).

3.2

Index of Multiple Deprivation

3.2.1

The Government’s national Index of Multiple Deprivation (IMD) 2004 is a measure of
deprivation across England at a local area level. There are nine localities or Super Output
Areas (SOAs) within Brockmoor and Pensnett ward, four of which are in the bottom 20% of
IMD nationally.

3.2.2

Where skills alone are measured three SOAs fall within the bottom 10% and SOA 748 locally
known as Fens Pool, which straddles Pensnett High Street, falls within the bottom 10% when
income is measured.

3.2.3

Despite pockets of extreme need the ward of Brockmoor and Pensnett is not one of Dudley
Metropolitan Borough Council’s high priority wards. This is due to more affluent areas located
around the Brockmoor area raising the wards average economic rating.

3.2.4

The effect of this is that the Brockmoor and Pensnett ward does not benefit as much from
funding initiatives designed to address economic weakness as wards that have a greater
proportion of SOA’s in the bottom 20% of deprivation indices (Source: Deprivation Dudley
Borough Statistics).

3.3

Planning Policy Context

3.3.1

The main planning policies at national, regional and local level relevant to development
proposals at local and district centres are summarised below.

3.4

National Planning Policy

3.2.5

National planning policy is laid down in a series of Planning Policy Guidance Notes (PPGs)
and Planning Statements (PPSs) which comprise material considerations in the formulation of
Development Plans and in determination of planning applications. Themes of particular
relevance are summarised below.

Planning Policy Statement 6 – Planning for Town Centres
3.4.1

PPS6 identifies that a network of local centres in an authority’s area is essential to provide
easily accessible shopping to meet people’s day-to-day needs and should be the focus for
investment in more accessible local services, such as health centres and other small scale
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community facilities. It states that the mix of uses in local centres should be carefully
managed.
3.4.2

PPS6 states that deprived areas often have poor access to local shops and services. To
tackle this problem, local authorities should work with the local community and retailers to
identify opportunities to remedy any deficiencies in local provision. Strengthening existing
centres is recognised as one way to achieve this.

3.4.3

PPS6 recognises that larger centres have in the past been the focus for much development
and investment, but local planning authorities should consider whether a more balanced
network of centres should be developed within their area. In particular, they should strengthen
local centres by seeking to ensure that there is a range of facilities in local centres, consistent
with the scale and function of the centre, to meet people’s day-to-day needs, particularly in
deprived areas.

3.4.4

The need for local shops and services is equally important within urban and rural areas. Local
authorities should, where appropriate, seek to protect existing facilities which provide for
people’s day-to-day needs and seek to remedy deficiencies in local shopping and other
facilities to help address social exclusion. Using development plan documents, or where
considered appropriate, other local strategies, local authorities should take a positive
approach to strengthening local centres and planning for local shops and services by working
with stakeholders, including the private sector and the community. This should include:
•

•
•

assessing where deficiencies exist in the provision of local convenience shopping and
other facilities which serve people’s day-to-day needs and identifying opportunities to
remedy any deficiencies in provision;
involving the local community and retailers; and
working with the private sector to seek to ensure that the identified need for new
facilities will be delivered.

3.5

Regional Policy

3.5.1

The Regional Spatial Strategy for the West Midlands (RSS) aims to redress population out
migration within the west midlands major urban areas. Many of the people leaving are the
most economically active and it is critical for the Spatial Strategy that all of the Region’s urban
areas become vital, vibrant and attractive places for people of a wide range of circumstances
and lifestyles (RSS, paragraph 4.1).

3.5.2

Fundamental to urban renaissance is the creation and marketing of sustainable urban
communities, in which people will choose to live, work and invest. This will be achieved within
the Major Urban Areas through the creation of rejuvenated city, town and local centres to
provide high quality services, to promote identity and social cohesion and drive to economic
change (PA11).

3.5.3

Regional Policy emphasises the role of strategic and town centres but states that this should
not preclude development plans identifying local centres where local strategies and town
centre management approaches might be developed, particularly where this can support
urban regeneration (RSS, paragraph 7.62).

3.5.4

Quality of the environment, its retention and improvement is a key objective of the RSS. The
West Midlands contains a wide variety of environmental assets, both natural and cultural. The
term Environmental Assets describes the range of features and components of the natural,
historic and built environment which are deserving of conservation intrinsically and for the
benefits they contribute to the quality of life. The majority of these are not covered by any
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formal designation but nevertheless make an important contribution to the quality of life in the
Region. The effect on these assets and the need to create new ones will be an important
consideration in implementing policies across all aspects of the RSS, in particular those
concerning housing, employment, transport, energy, minerals and waste (RSS, paragraph
8.5).

3.6

The Black Country Study

3.6.1

As part of Phase One of the review of the Regional Spatial Strategy the Black Country Study
has identified Pensnett as part of the Black Country West Employment land Investment
Corridor. The aim of the corridor strategy is to provide high quality employment sites most
suited for knowledge-based business, advanced manufacturing, incubation and innovation.

3.6.2

The Black Country West Employment Corridor links Dudley Port, Dudley Town Centre,
Brierley Hill and Pensnett (incorporating Pensnett Industrial Estate).

3.6.3

Pensnett High Street is located immediately to the east of Pensnett Industrial Estate. The
estate currently occupies 214,000 sq m of industrial development and offices. The Black
Country Study has identified the estate as a major growth area within the Corridor.

3.7

Black Country Joint Core Strategy

3.7.1

Dudley Council is currently working with the other three Black Country local planning
authorities to produce a Black Country Joint Core Strategy. This will be a ‘spatial planning
document’ (dealing not only with land use but also environmental, economic and social
issues) that will set out the vision, objectives and strategy for future development in the Black
Country to 2026. The Core Strategy will be a Development Plan Document and will form the
basis of Dudley’s Local Development Framework. Although the Core Strategy will not mention
specific sites, it will cover issues including:
•
•
•
•
•
•

the location and type of future housing developments;
where jobs should be located;
how people can move around the Black Country;
the location and size of new shopping, leisure and cultural facilities;
protection and improvement of the natural and built environment; and
how to address the needs of the Black Country’s diverse communities.

3.7.2

As detailed below documents relating to specific sites and allocations of land will be produced
as part of the Local Development Framework.

3.8

Local Development Framework

3.8.1

The current Local Development Scheme (2008) details Dudley’s intention to produce a
Development Strategy Site Allocation Development Plan Document (DPD) as part of the Local
Development Framework. The Development Strategy DPD will seek to:
•
•
•

allocate sites for housing and employment uses;
address the needs of local shopping centres; and
consider green infrastructure, nature conservation and accessibility issues.

3.8.2

The Development Strategy DPD is currently at the commencement stage (April 2008) and
when finalised will contain guidance relevant to all local and district centres.

3.8.3

Supplementary planning documents also form part of Dudley’s Local Development
Framework. The following Supplementary Planning Documents contain guidance of relevance
to development proposals at all local and district centres:
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•
•
•
•
•
•
•

Affordable Housing SPD;
New Housing SPD;
Nature Conservation SPD;
Open Space, Sport and Recreation SPD;
Parking Standards and Travel Plans SPD;
Historic Environment SPD; and
Planning Obligations SPD.

3.9

Dudley Unitary Development Plan (UDP)

3.9.1

Dudley’s UDP policy for the Borough’s centres (Policy CR1) states that the Council will seek
to sustain and enhance the vitality and viability of town centres (including district and local
centres) in order to provide access to a wide range of shops, services and other activities for
all sections of the community in locations accessible by a choice of travel modes.

3.9.2

The Council seeks to ensure that prime retail units in the heart of each centre are protected
(Policy CR4) to avoid the danger of non-retail uses gradually dominating, particularly where in
the short-term, demand or retail space may be low. However, it is not intended to preclude
alternative uses on upper floors (Policy C5) for a wide range of uses including residential.
Further retail development and other appropriate uses such as business, leisure and
entertainment, community, public service and residential uses will be encouraged to
strengthen the viability of the Borough’s town centres.

3.9.3

The plan intends that District and Local Centres within the network will remain a focus for dayto-day shopping, social, leisure and community uses for their locality (Policy S13).

3.9.4

As a local centre Pensnett has suffered along with many other centres from the continuing
divergence of retail where the perception of convenience has become defined by ease of
access rather than proximity to a community.

3.9.5

In Pensnett this has been particularly exacerbated by high levels of traffic congestion resulting
in potential customers choosing to travel to Brierley Hill or Kingswinford despite these centres
being physically further away.

3.9.6

The issue of congestion is a long-standing one. Dudley’s draft UDP contained proposals to
construct a link road that would provide significant relief to Pensnett High Street. In his
response to objections the Inspector stated that having driven around the Pensnett area on
numerous occasions, he recognised the significant traffic problems associated with the A4101
route. He noted the congestion problems associated with High Street and Tansey Green
Road and did not disagree with the general proposition that action must be taken to ease
these problems.

3.9.7

In October 2001 the West Midland Areas Multi Modul Study modelling work which considered
the provision of a new route suggested a 39% reduction in traffic through the centre of
Pensnett, with other significant reductions elsewhere on the local network.

3.9.8

However, as a detailed assessment of the alternative of on-line widening had not been carried
out he concluded that although a new link would lead to traffic flow and air quality
improvements in the Pensnett area, in his view, a scheme of that scale and cost could not be
justified on those grounds alone (Dudley Unitary Development Plan Report into Objections
paragraph 23.19). In response the link road proposal was deleted from Dudley’s UDP.
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3.10 Historic Environment Supplementary Planning Document
(2006)
3.10.1 The only statutory listed building in Pensnett is the Grade II listed St Mark’s Church. The
Church is located on the edge of Pensnett Local Centre but is situated outside of the
designated local centre boundary. There are no locally listed buildings within the Pensnett
Local Centre Boundary, however, two buildings within the protected High Street frontage
(units 94 and 100) have been identified as being of historic interest and are recorded in the
Council’s Historic Buildings Sites and Monuments record.
3.10.2 The adopted Historic Environment Supplementary Planning Document (SPD) provides
guidance on how Dudley as an authority expects the historic environment to be taken into
account in the development control process. The overarching aim of Historic Environment
Policies is to protect and conserve the locally distinctive characteristics of the Borough’s
existing townscapes and landscapes, whilst ensuring that new development respects and/or
enhances the existing character of distinctive localities.
3.10.3 UDP Policy HE1 – ‘Local Character and Distinctiveness’ states that proposals that would
result in the loss of physical features which strongly contribute to the local character and
distinctiveness of the Borough’s landscape and townscape will be resisted. The
implementation of Policy HE1, for example in the context of a planning application, is based
on the Borough’s Landscape & Townscape Character Study and on any necessary
supplementary local Historic Landscape Characterisation (HLC) studies that might be required
to provide further detailed information.
3.10.4 The Borough’s Landscape & Townscape Character Study analyses the character of the
Borough as a whole, identifying relatively broad geographic “Character Areas” and at a finer
level of detail, a range of associated landscape and townscape “Character Types”.
3.10.5 Pensnett falls within the Pensnett Chase Character Area which is characterised as a New
Major Settlement.

3.11 Dudley District and Local Centres Review
3.11.1 Dudley Metropolitan Borough Council’s Local Centres Review (2005) identifies Pensnett as
one of the Borough’s weaker centres. It is not dominated by any particular use with less than
50% of High Street units being used for retail despite this area being protected for retail use.
3.11.2 The buildings affected by the protected frontage policy suffer from high vacancy rates
(26.67% 2008). This is exacerbated by the fact that vacancies are concentrated in a central
location and changes of use from retail to residential and hot food takeaways add further
pressure onto the weakened High Street.
3.11.3 The High Street, located on the main Dudley-Kingswinford corridor, experiences heavy levels
of congestion, the main traffic generators being Pensnett Industrial Estate to the west of the
centre and Russell’s Hall Hospital to the east. The High Oak junction to Brierley Hill has
limited highway capacity and is a major congestion point for traffic flows on the High Street.
3.11.4 The Dudley District and Local Centres Review’s priority is to reduce the level of vacant retail
units whilst resisting pressure for former ground floor retail stores to convert to residential
dwellings and monitor the growth of A3 (Food and Drink) uses (Local Centre Review 2006).
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3.12 Local Constraints
3.12.1 Pensnett High Street once had a variety of local shops. In recent years trends in retailing have
led to fewer shops selling a wider variety of products. This trend has seen a consolidation of
the number of shops in district and local centres.
3.12.2 Specialist shops that provide added value, usually at a premium price, need a relatively
affluent customer base if they are to trade successfully and budget retailers require high levels
of passing trade with convenient access to sustain running costs. We have noted in section
2.2 that analysis of the demographic indices indicates that Pensnett is not an affluent area
and although many vehicles pass through the centre, poor access to convenient on street and
off street parking limits the potential for the centre to capitalise on passing trade.
3.12.3 Customers demand convenient access if they are to use local centres on a day-to-day basis.
Yet whilst accessibility by private car and public transport has improved to neighbouring
centres such as Brockmoor, Kingswinford and Brierley Hill, congestion along Pensnett High
Street has increased, reducing convenient access to shops.
3.12.4 The area has potential for improvement but there are a number of physical issues that need to
be addressed.
3.12.5 High Street, Bradley Street and High Oak are dominated by traffic. This creates issues for
pedestrians who struggle to cross the busy streets. The congestion forms traffic queues that
back up beyond the boundaries of Pensnett. This has the effect of discouraging people from
travelling to the centre. These issues are explored in greater detail in the next section and in
the Pensnett Local Centre Transportation Key Issues Report, which should be read in
conjunction with this report.
3.12.6 Nine buildings in prominent locations are identified as Negative Buildings. This is a reflection
of their state of repair or lack of retail activity, indicating that they have a negative impact on
the centre’s overall appearance. Six buildings, of which one has recently been demolished,
are in varying states of disrepair and are described as Neutral/requiring enhancement. 40% of
retail units on the High Street’s southern protected retail frontage are vacant, one of which has
been converted into a residential premises. Units 88 to 92 have secured planning consent to
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be demolished and replaced by two small retail units (43 sq m each) and seven one and two
bedroom apartments.
3.12.7 The corners of Bradley Street / High Street and Birds Meadow / High Street are potential sites
for gateway developments. Gateway developments create a sense of arrival and in Pensnett
can define the boundary of the Local Centre, however, the current buildings do not have
strong design characteristics and impinge on lines of site.
3.12.8 Frontages in Bradley Street, High Oak and High Street are weakened by low-density
development such as the disused petrol station and undeveloped frontage in High Street.
Land immediately to the rear of High Street and High Oak frontages such as the area behind
the Snooker Club building is underused with much of it over grown and suffering from neglect.
The grassed area at the corner of Bradley Street / High Oak has potential to be an attractive
public space welcoming visitors from the south, however, the rusty low railings, tree stumps
and patchy grass contribute to the overall run down impression.
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4.

Transport key issues

4.1

Summary of issues

4.1.1

The key transport issues have been assessed in detail within the Pensnett Local Centre
Transportation Key Issues Report, which should be read in conjunction with this report.

4.1.2

In summary the report identifies that the local centre is severely congested at peak periods,
with significant queuing along High Street (in both directions), High Oak, Bradley Street and
Tansey Green Road.

4.1.3

Pensnett is served by 5 bus routes. Services link Pensnett to the surrounding Centres of
Dudley, Kingswinford and Brierley Hill and run at a frequency of 2 per hour on weekdays and
Saturdays with services reducing at evenings and weekends.

4.1.4

There is also a highway safety concern resulting from a combination of the high traffic flows,
congested conditions and the uncontrolled nature of road junctions within Pensnett Local
Centre.

4.1.5

Historically, there have been a number of reports and recommendations that, if adopted, could
have addressed the current traffic congestion issues within Pensnett. However, none of these
have come to fruition.

4.1.6

Previous sections of this report have identified that heavy congestion and poor accessibility
are undermining the vitality and viability of Pensnett Local Centre. Therefore, the regeneration
of Pensnett is dependent upon current congestion issues being addressed if the viability of the
centre is to be restored.

4.1.7

Two highway scheme options have been examined and assessed in the Pensnett Local
Centre Transportation Key Issues Report. Option 1 has looked at identifying the potential for
reducing congestion within the existing Highway boundary and Option 2 has looked at
solutions that would require third party land to achieve the necessary improvements.

4.1.8

The findings of the report identify that:
•
•
•
•

•

•

the existing car park off Swan Street is poorly signed and under-utilised at present;
the existing lay-by outside the Costcutters store is well used at present;
any proposals to improve the centre should retain the lay-by and provide a more
central parking facility, which is clearly signed and easily accessible;
Option 1 does not provide sufficient highway capacity to deliver a scheme that would
assist in the regeneration of Pensnett by reducing traffic congestion during peak
periods;
Option 2, whilst requiring third party land does provide sufficient highway capacity to
assist in regenerating Pensnett, improving both traffic congestion and traffic flow, as
well as pedestrian provision by providing new crossings where desire lines currently
exist; and
public consultation has been undertaken with the Option 2 scheme receiving the
support of local residents, businesses and Councillors.
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5.

Regeneration Principles

5.1

Background

5.1.1

The regeneration principles respond to the underpinning objectives of the regeneration plan.
The Principals have been developed from the original Study Brief and from the results of
consultation exercises undertaken as part of this study.

Proposals
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5.2

Principle 1 - Improve accessibility to Pensnett and through
Pensnett

5.2.1

The ability for local residents to be able to access Pensnett is fundamental if it is to become
economically viable as a local centre. Traffic congestion inhibits accessibility encouraging
local residents to use alternative centres. Congestion must be reduced but not at the expense
of the integrity of the local centre. The regeneration plan will propose solutions to improve:
•
•
•

the flow of through traffic;
access to the centre for pedestrians, public transport and private transport; and
safety for users of the centre.

5.3

Principle 2 - Enhance the environment

5.3.1

The public realm should offer a pleasant environment for users of the centre. This should
include:
•
•

the use of trees and planting where possible; and
green areas should be enhanced to create social focal points that welcome visitors to
the centre.

5.3.2

Pensnett is currently subject to an Air Quality Management order. This is caused by intense
traffic congestion at peak times. As well as addressing congestion highway improvements, the
Regeneration Plan must also help to reduce pollution levels caused by vehicles.

5.4

Principle 3 - Improve the viability and diversity of the retail
offer

5.4.1

The range of products available within the centre should be such that day-to-day needs can
be provided for. The lack of availability of fresh food has forced shoppers to use alternative
centres.

5.4.2

The availability of public services within the centre such as a school, doctor’s surgery and
community facilities will generate footfall within centre. Additional activity will create further
commercial opportunities for retailers, which will encourage inward investment.

5.5

Principle 4 - Address dilapidated buildings

5.5.1

Dilapidated buildings create a negative first impression discouraging potential shoppers from
using the centre. New development should support planning policy aspirations and be of a
flexible design so that they can respond to changes in commercial requirements.
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6.

Regeneration Options

6.1

Consultation

6.1.1

The purpose of the Stage 1 consultation was to identify the potential role of Pensnett as a
local retail centre including what future uses would be beneficial and what physical
improvements could underpin the Centre’s vitality and economic viability.

6.1.2

A full report on the process and outcomes of the Stage 1 consultation exercise is contained
within the Pensnett Regeneration Plan Consultation and Issues Report, which should be read
in conjunction with this report.

6.1.3

Traffic congestion is the most prominent issue raised by respondents. The level of congestion,
especially at peak times, means that potential customers find it difficult to access the Centre
and queuing traffic creates an unpleasant environment for pedestrians.

6.1.4

The level of congestion is such that Pensnett Local Centre has been designated an Air Quality
Management Area.

6.1.5

There is support for interventions that can provide some relief to local congestion although not
for radical proposals such as a by-pass. The issues and options relating to traffic congestion
are explored in detail in the Pensnett Local Centre Transportation Key Issues Report, which
should be read in conjunction with this report.

6.1.6

The Doctors Surgery and Galleria Pharmacy are identified as having a substantial positive
impact on the vitality of the Centre. Services at the Doctors Surgery are currently on a part
time basis and operate out of a temporary building. The public consultation highlighted
concern over the temporary nature of the surgery and many respondents suggested that the
service should be extended to become full time and that the building should be replaced by a
permanent structure that has the capacity to provide a wider range of services including
dentistry.

6.1.7

The Galleria Pharmacy was not only praised for the quality of the service provided but also for
the quality of the building’s refurbishment undertaken by the owner of the business. The
building was identified in the public consultation as an example of how other dilapidated
buildings could be bought back into use if the resources were available.

6.1.8

The existence of a Post Office and News Agents was seen as positive, although, there is
concern that the Post Office will be at risk from the national rationalisation programme that is
forcing the closure of many sub Post Offices.

6.1.9

The poor signposting of the public car park was mentioned frequently during the consultation.
Research on pedestrian movements has also identified that, when possible, shoppers will try
and park in more central locations suggesting that the current location of the car park is not
ideal.

6.1.10 There are a number of eyesore sites including the former petrol station on High Oak, the
adjacent demolished building (No 1 High Oak) and some High Street properties that
undermine the centre’s image. The range of shops and the products they sell is also
described as limited. During the public consultation the lack of availability of fresh food was a
reason given for a number of local people choosing to shop elsewhere.
6.1.11 The lay-by in front of Cost Cutters is seen as an important asset that has underpinned the
viability of the shops adjacent to it. Providing additional on street parking could create further
opportunities for other parts of the centre. Improving access to Swan Street car park might
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encourage people to stop in the centre without causing blockages on the High Street.
Alternatively a new, central location should be found to provide more convenient parking.
6.1.12 Many respondents during the consultation expressed a desire to see the refurbishment or
redevelopment of dilapidated, poorly maintained or long-term vacant buildings to create good
quality retail space on the ground floor with residential or office space above.
6.1.13 The Stage 1 consultation identified local support for the regeneration of Pensnett Local
Centre. Addressing traffic congestion and the related issues of constrained accessibility, poor
air quality and inadequate car parking have emerged as the highest priority. However, the
success of services such as the Doctors Surgery and the Pharmacy confirm that if services
are of an appropriate quality local people will use them. This gives confidence that with
significant investment the centre has the potential to be commercially viable. However,
through consultation, a perception has been identified that buildings which are in a poor state
of repair and have been vacant for over 12 months, have undermined the centres economic
viability.

6.2

Pensnett Local Centre Regeneration Options

6.2.1

Townscape Solutions were appointed to work with DTZ and PTB Transport Planning, to
investigate urban design options for improvements to the local centre. Ideas for discussion
were developed in the form of 4 options based on an analysis of the key issues and
opportunities and responses from the Stage 1 public consultation exercise. Details of the four
options and the responses received at Stage 2 consultation are summarised below:
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Option 1: Environmental improvements

6.2.2

Option 1 pictured above does not propose significant change to the fabric of Pensnett, the
main focus is on environmental improvements.

6.2.3

These aim to retain the existing character but improve the image of the area through efforts
such as refurbishment of existing buildings, new tree planting, an improved village green and
replacement of ugly safety railings with landscaping and new tree planting.

6.2.4

This option does not propose any significant change to the main roads and instead aims to
see traffic congestion reduced through other initiatives such as green travel plans and
improved public transport.

6.2.5

Option 1 advantages:

6.2.6

–

the planting of trees and the general ‘greening’ of the centre will improve the environment
for visitors and shoppers;

–

the limited intervention is relatively inexpensive to implement.

Option 1 disadvantages:
–

–

–

the proposal involves few physical measures to tackle traffic congestion. The existing
highway is left unchanged, thus current congestion and queuing along High Street, Bradley
Street, High Oak and Tansey Green Road does not improve;
the signalised pedestrian crossing outside the school entrance remains the only formal
crossing point along High Street, thus there is no safe provision to meet the additional
pedestrian desire lines within the existing retail area; and
the proposal involves limited change to the buildings and general image. The current
location of the Doctors Surgery is the only proposed development opportunity site.
Therefore the adoption of this proposal will achieve little economic renewal.
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6.2.7

At Stage 2 consultation Option 1 did not receive any support. The general view was that it
would not represent a prudent financial investment, as the proposal does not address the high
levels of traffic congestion and the poor quality buildings, which were the two prime issues
identified at Stage 1.

6.2.8

Initial regeneration benefits could be achieved by improving the public realm, however, the
scheme does not address the issues that have been identified as constraints on investment,
namely difficulty of access and the appearance of buildings that are in a poor state of repair or
have remained vacant for long periods in the core retail area.

6.2.9

Investment at this level although relatively affordable will not achieve sustainable regeneration
benefits and, therefore, in our opinion does not represent good value for money.
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Option 2: Wider enhancement

6.2.10 Option 2 is more ambitious than Option 1 with the main focus being on improvements to the
road system with selective widening of the High Street Carriageway and traffic management
measures.
6.2.11 Details of the highway improvements are explained in the Pensnett Local Centre
Transportation Key Issues Report, which should be read in conjunction with this report.
6.2.12 In summary the proposed improvements include:
•
•
•
•

•
•
•
•
•
•
•
•

signalisation of High Street/High Oak, High Street/Bradley Street and High Street/Tansey
Green Road junctions;
realignment of Bradley Street and removal of one-way operation to provide two-way traffic
connection to/from Commonside;
realignment of High Street to provide 4 lanes of traffic;
significant improvements for pedestrians through additional formalised crossing locations
across High Oak, High Street (between High Oak and Birds Meadow), Bradley Street and
High Street (between Tansey Green Road and Corbyns Hall Lane);
left-turn movement from High Oak to High Street prohibited;
right-turn movement from High Street to High Oak prohibited;
right-turn movement from Bradley Street to High Street prohibited;
left-turn movement from High Street into Bradley Street prohibited;
right-turn movement from High Street into Birds Meadow prohibited;
right-turn movement from Birds Meadow to High Street prohibited;
entry and exit kerbs at Swan Street amended to facilitate smoother access and egress;
and
change in priority at High Oak/Bradley Street/ Commonside junction to give priority to
Commonside-Bradley Street traffic (due to change in traffic flow patterns resulting from the
new signals).
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6.2.13 Wider new development is proposed in areas that will have a high impact such as the corner
of High Street Bradley Street and on the site of the former petrol station on High Oak. As with
Option 1 environmental improvements are also proposed and the Core retail area remains
unchanged.
6.2.14 Option 2 advantages:
•

•
•
•
•
•

research undertaken as part of the Pensnett Local Centre Transportation Key Issues
Report has identified that the proposed Highway improvements will significantly reduce the
levels of traffic congestion within the Centre;
the Highway proposals will address the issues of poor air quality which effect Pensnett;
access for pedestrians will be improved, as crossing facilities will be incorporated with
junction traffic signals;
the viability of the centre will benefit from improved accessibility;
the planting of trees and the general ‘greening’ of the centre will improve the environment
for visitors and shoppers; and
development opportunities are proposed at the centre’s gateway locations.

6.2.15 Option 2 disadvantages:
•

•
•
•

the High Street will have to be widened to accommodate the highway improvements,
consideration will have to be given to the design of crossing points to ensure that the wider
road does not impede connectivity;
road changes may only provide short-term benefit without other measures to tackle
congestion such as greater use of public transport;
the protected frontage on the southern side of the High Street does not benefit from inward
investment; and
the location of the centre’s main car park is unchanged and its capacity may be threatened
by a larger Doctors Surgery development.

6.2.16 At Stage 2 consultation the majority of respondents welcomed the proposed highway
improvements. However, the sites identified for redevelopment were not viewed as being
radical enough. The proposed development sites are on the periphery of the centre and are
more likely to attract residential developers rather than improving the retail offer.
6.2.17 The level of investment required for Option 2 is much greater than Option 1. The highway
improvement works are the substantive element of required public sector investment.
6.2.18 Once completed, improved accessibility will generate investment interest from the private
sector. However, this will not be a strategic redevelopment of the centre and will depend upon
individual landowners responding to new opportunities. In doing so no certainty can be given
to the nature of development proposals.
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Option 3: Significant renewal

6.2.19

Option 3 builds on a similar traffic management system to Option 2 but proposes a more
radical change to the fabric of the centre. The aim is to be ambitious and improve not just
traffic management and the environment but also to create real economic benefits through the
provision of new buildings and uses as well as encouraging investment in the High Street’s
historic buildings.

6.2.20

Option 3 proposes a greater level of demolition to replace old rundown buildings with new
purpose built mixed-use buildings with new shops, amenities (including GP surgery), housing
and other uses as well as improved parking and pedestrian access to the High Street.

6.2.21

The buildings facing the southern side of the High Street will be retained with new
development to the rear.

6.2.22

Option 3 advantages:
•
•
•
•

6.2.23

improved road system to tackle congestion as per Option 2;
more attractive centre for shoppers as the new streets will provide parking spaces in a
more central location;
greater level of economic renewal as the centre attracts new investment; and
the traditional High Street buildings are retained, refurbished and bought back into use.

Option 3 disadvantages:
•

•
•

as with Option 2, the High Street will have to be widened to accommodate the highway
improvements, consideration will have to be given to the design of crossing points to
ensure that the wider road does not impede connectivity;
highway changes may only provide short-term benefit without other measures to tackle
congestion such as greater use of public transport;
this option will require strategic land assembly, which will take time to progress;
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•
•
•

strategic land assembly would necessitate seed funding from the public sector in addition
to the resources required to deliver the highway improvements;
adapting older buildings on the High Street may prove to be expensive as more detailed
surveys are undertaken which may discourage investors; and
physical change behind the existing High Street buildings will be less visible to those
passing through.

6.2.24

Option 3 received a positive response at the Stage 2 consultation. The proposal of a new
parking street running linear to the High Street was particularly welcomed. This addresses the
issues identified at the Stage 1 consultation of poor access to parking.

6.2.25

The proposed location of the car park is more central and responds to the pedestrian desire
lines that visitors to the centre currently prefer to use. It will alleviate the pressure on the
existing car park enabling its use for development without a resulting loss in public parking
provision.

6.2.26

The proposal would see the eventual refurbishment of two buildings identified in the Dudley
MBC Monument Full Report as being of historic value.

6.2.27

However, at Stage 2 consultation concern was raised that by leaving existing High Street
buildings in place, the benefits of physical improvements may not be visible from the High
Street for some time. Some respondents went further expressing concern that the beneficial
effect of investment in new highway infrastructure and the redevelopment behind these
buildings would be undermined by their retention.

6.2.28

The appearance of many of the High Street buildings within the protected retail frontage is
perceived as being very poor by local residents and business owners. Refurbishing these
buildings may require a level of investment that is beyond the means of potential investors,
especially if structural surveys identify significant issues. Inducements in the form of grant
funding can be used overcome this and encourage property owners to invest.
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Option 4: Radical renewal

6.2.29

Option 4 is similar to Option 3 but with a greater level of change. This option proposes the
removal of the negative buildings that are either in a poor state of repair or where their use
does not support the area’s planning policy designation as the retail core. New buildings, with
the exception of the chemist and the High Oak pub, would replace negative buildings on the
south side of the High Street between High Oak and Swan Street. This would allow for
purpose built premises for new uses and provide a dramatic change to the image of the
centre.

6.2.30

Option 4 advantages:
•
•
•
•

•

6.2.31

improved road system to tackle congestion as per Option 2;
more attractive centre to shoppers, as the new streets will provide parking spaces in a
more central location;
greater level of economic renewal as the new frontage buildings have potential for greatest
flexibility by allowing for a wide range of possible uses;
more central parking solution with access being provided via High Oak and Swan Street. A
pedestrian access route between the proposed new parking location and High Street will
draw pedestrians into the central retail area; and
greatest impact on the desire to see physical change as many High Street frontage
buildings will be replaced.

Option 4 disadvantages:
•

as with Option 2 the High Street will have to be widened to accommodate the highway
improvements, consideration will have to be given to the design of crossing points to
ensure that the wider road does not impede connectivity;
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•
•
•
•

road changes may only provide short-term benefit without other measures to tackle
congestion such as greater use of public transport;
this option will require strategic land assembly and the identification of a single investor,
which in the current economic climate will take time to progress;
strategic land assembly would necessitate seed funding from the public sector in addition
to the resources required to deliver the highway improvements; and
buildings identified as having historic value would also be lost leading to a change of image
being at the potential cost of Pensnett’s historic identity.

6.2.32 Option 4 received a positive response at Stage 2 consultation. Some were unsure about the
scale of demolition proposed, however, there was a clear consensus amongst local residents,
business owners and Councillors that the buildings identified as negative should be
demolished to make way for new development.
6.2.33 Respondents expressed concern that if the negative buildings were retained the High Street
would continue to look run down, despite the new investment.
6.2.34 The availability of grant support to invest in dilapidated buildings could not guarantee that
property owners will invest in their properties. The proposed strategic land assembly approach
was viewed as the most effective way of creating a mixed-use development site opportunity
that would be driven by retail and residential uses.
6.2.35 The availability of a site of this scale could attract a wider range of developer interest than the
development opportunities proposed in options 1, 2 and 3. Wider interest will, in turn, add
value to the site, which will help to repay the cost of the initial land assembly. A development
proposal on this scale can also generate further developer contributions through Section 106
agreements.

6.3

Option summary

6.3.1

At Stage 2 consultation there was a clear appetite for a more radical solution to reverse the
economic and physical decline of Pensnett local centre. Options 3 and 4 both received
support where as Options 1 and 2 did not.

6.3.2

Option 3 received support from those who felt that demolishing High Street properties would
weaken the centres character as a result of the loss of buildings that are of historic value.
Supporters of this option thought that improved accessibility to the centre and the creation of a
new parking street could renew the commercial viability of some of the existing buildings.

6.3.3

The investment in the Pharmacy Galleria and the planning applications for units 88-92 High
Street and 1 High Oak indicate that some local investors are prepared to invest in Pensnett.
By contrast the run down condition of other buildings suggests that there are issues, perhaps
related to structural condition or the perceived difficulty of converting traditional layouts to new
uses that have to date discouraged investment in buildings of local character and historic
value. This indicates that some form of public or private subsidy may be required to stimulate
investment in historic properties, this could be less straightforward than undertaking
comprehensive redevelopment as envisaged by Option 4.

6.3.4

Detailed structural issues may need to be addressed to reinstate the dilapidated High Street
properties. However, it is worth noting that such individualism can prove to be a unique selling
point to independent specialist retailers.

6.3.5

A desire by the local community to see a radical transformation in Pensnett led to support for
Option 4. They viewed the demolition of negative buildings as the most effective method of

Page 24

achieving social, economic and environmental regeneration in the shortest period. However, it
is worth identifying that this desire is perhaps more a reflection of the desire to see change
rather than not valuing Pensnett’s historic character.
6.3.6

The proposed parking street relocates the centre’s core parking into a central and visible
location. A new pedestrian access to the High Street will provide convenient access to the
High Street without shoppers needing to park on High Street pavements.

6.3.7

A new development opportunity could offer flexible retail premises that are capable of
responding to market drivers. New residential accommodation above retail units will bring
additional residents that are more likely to use the local retail facilities.

6.3.8

Option 3 aligns with the Council’s desire to retain local character and buildings of historic
value as it proposes the retention of the protected retail frontage on the southern side of the
High Street. Significant public investment may be required to drive investment in buildings that
are in a poor state of repair. Additionally the attractiveness of a development hidden behind
the High Street rather than facing it may be less. Refurbished traditional buildings have the
potential to attract independent specialist retailers and the option provides for additional
capacity for small convenience retail premises facing the new parking street. The impact of
transformation on the High Street frontages may take longer to achieve as progress will rely
upon individual owners investing in their properties. However, there is evidence that this is
beginning to happen.

6.3.9

The implementation of Option 4 would potentially be contrary to DMBC’s Historic Environment
Supplementary Planning Document unless evidence can be provided to justify the demolition
of historic buildings. Additionally significant public sector resources will be required to
assemble the land required for the proposed new development. Although initially costly the
assembled site would have an enhanced market value due to its scale and the resulting
opportunity of a viable mix of retail and residential development. A development proposal on
this scale could be required to make contributions to eligible public works through Section 106
and 278 agreements with the planning authority.

6.3.10 Although the most disruptive, Option 4 has the capacity to generate and sustain economic
growth within the Centre within a defined timescale. Any specific proposal will be measured
against the Council’s Supplementary Planning Document on the Historic Environment and
must comply with wider planning policy.
6.3.11 It is clear that both options 3 and 4 have clear advantages and between them have secured
wide support. In identifying a preferred option it is important to understand the drivers that
were behind the comments received on each option. For example support for Option 4 was
perhaps reflective of the expressed frustration of the ongoing decline in the centre’s vitality
and an aspiration to see significant positive change as quickly as possible. Support for Option
3 came from a concern that Option 4 might be too radical in that through a desire to see
significant change quickly some positive elements of character could be placed at risk.
6.3.12 Our conclusion is that a preferred option should reflect the benefits of both Options 3 and 4.
We propose that the favoured option be a hybrid of Option 3 and Option 4 drawing on the
positive elements identified at consultation of each option.
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7.

Regeneration Plan – Favoured (fifth) Option

Development Proposals:
1. transportation and accessibility improvements;
2. new development including proposals for 86-92 High Street or potentially
reconfiguring;
3. proposals for 1 High Oak incorporated;
4. rear servicing provision for retail units;
5. new residential street linking to shops;
6. new street with central car parking provision;
7. new street planting;
8. new building replacing temporary GP surgery;
9. improved green space;
10. new and/or improved pavements;
11. guardrail replaced with more aesthetically pleasing safety barriers;
12. public space with potential to accommodate a local market;
new buildings; and
buildings to be retained and refurbished
The proposals are explained in detail below:
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7.1

Transportation and accessibility improvements

7.1.1

Traffic flows through the centre of Pensnett are generally congested especially at peak times.
This is due to a number of movements that are very difficult to undertake, such as the rightturns out of High Oak and Bradley Street and the right turns into High Oak and Tansey Green
Road. As a result, due to the high levels of through-traffic on High Street, vehicles travelling in
an east-west direction (or vice-versa) need to stop in order for side traffic to be able to turn
causing the traffic along High Street to form significant queues.

7.1.2

The transportation issues are addressed in detail within the Transportation Key Issues Report,
which should be read in conjunction with this regeneration plan. The report recommends the
implementation of a Highway Improvement Scheme, which is summarised as follows:
•
•
•
•
•

•

•
•

•

•

•
•
7.1.3

new signals at the High Street/High Oak junction with two ahead lanes for eastbound
High Street traffic and right-turns into High Oak banned at the junction;
significant widening of High Street to facilitate two ahead lanes in each direction, plus
new staggered pedestrian crossing;
right-turns from High Street allowed into Bradley Street, with Bradley Street changed
to two-way operation;
left-turns from High oak banned, with all left-turn traffic using Bradley Street;
the banning of left-turns from High Oak means that the pedestrian phases within the
revised layout can now operate without the requirement for their own independent
stage in the sequence of signal changes, as follows:
o when the High Oak stage is allowing traffic to turn right into High Street –
pedestrians can cross the High Street (W) on both sides, and the High Oak
exit (plus the existing crossing adjacent to the school;
o when the High Street stage is traffic to flow straight on – pedestrians can
cross the High Oak approach.
right-turns banned from Bradley Street, the resulting left-turn only two-way link means
that the Bradley Street phase and the right-turn from High Street can run at the same
time;
Birds Meadow traffic (low volume) required to use Tansey Green Road;
changes to the Bradley Street/High Oak junction to ensure that the higher traffic flow
(Bradley Street to Commonside) is given priority, with the inclusion of a right-turn lane
to reduce conflict in this location;
new signals at the High Street/Tansey Green Road junction, with right-turns from
Tansey Green Road to High Street banned and traffic being required to use
Dreadnought Road instead;
signalising right-turn into Tansey Green Road from High Street gives the ability to run
the High Street approach from the East and right-turn at the same time as the Tansey
Green Road approach;
pedestrian crossing facilities incorporated into the High Street/ Tansey Green Road
Junction; and
Dreadnought Road/High Street/Dudley Road junction remains as a priority layout.

The proposed signalisation of the High Street/High Oak junction and restriction of turning
movements at High Oak (right turns only onto High Street and no right-turn into High Oak from
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High Street) allows for the provision of staggered and segregated pedestrian crossing facilities
across both High Street and High Oak.
7.1.4

Although there is currently no formal crossing provision at this location, pedestrians chose to
cross here, resulting in the majority of accidents at this location involving pedestrian injuries.
This new crossing should significantly improve pedestrian safety.

7.1.5

The traffic flow improvements resulting from the implementation of the signals will materially
improve the efficiency of bus services throughout Pensnett, by significantly reducing delays.
Travel West Midlands and Centro have been consulted and have expressed their support for
the proposed highway improvements.

7.2

New development including proposals for 86-92 High Street or
potentially reconfiguring

7.2.1

The proposed retail frontage on the southern side of the High Street is designed to
incorporate the best of the existing building stock and encourage redevelopment on poorer
sites that can link through to the proposed new parking street at the rear. The refurbishment of
the historic buildings could be directly linked to the wider redevelopment proposals through
negotiation with interested developers, to potentially include a requirement for S106
contributions towards such works, in line with the provisions of the Council’s adopted Planning
Obligations SPD.

7.2.2

Planning consent for buildings 88 to 92 has already been secured for two new retail units and
seven apartments. The proposed new frontage onto the new public space provides an
opportunity for the site owner to derive enhanced development potential from their site should
they wish to do so.
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7.2.3

The areas to the rear of the High Street are currently in individual ownerships. Up front
funding may be required to acquire sites that will enable the comprehensive redevelopment of
this area and provide an opportunity to link through to the High Street.

7.2.4

As a single site, this development opportunity would potentially be of interest to larger
developers. The strong location of the assembled site, immediately to the rear of the High
Street and supported by the investment in new highway infrastructure could represent an
attractive proposition to developers. The new development can provide ground floor retailing
premises and residential accommodation on the upper floors. The retail provision should be
flexible in nature so that it can accommodate a range of retail services. The design of
buildings should reflect the village location and be in character with neighbouring buildings.

7.2.5

Development outside of the protected retail frontage policy could accommodate alternative
uses including public amenities and services, offices and residential accommodation.

7.3

Proposals for 1 High Oak incorporated

7.3.1

Since the inception of this study number 1 High Oak has been demolished and a proposal for
development of a new retail unit with residential accommodation above has secured planning
consent. This proposal is in line with objectives of this plan and has been incorporated into the
proposals.

7.4

Rear servicing provision for retail units

7.4.1

Commercial premises on the southern side of the High Street currently have no rear access.
This means that deliveries to retailers have to be made from the High Street adding to the
current congestion issues. The provision of a purpose built service area will enable deliveries
to take place without causing undue disruption to the operation of the High Street.

7.5

New residential street linking to shops

7.5.1

Our research has identified that there are areas to the rear of properties on High Oak that are
currently under developed. The review of the West Midlands Regional Spatial Strategy has
identified that there is a need to develop 100,000 additional homes in the West Midlands
region by 2026. The current market downturn means that interest here is unlikely to come
forward in the short term, however, this site represents a medium to long term residential
development opportunity.

7.5.2

The additional housing is within easy access to the Local Centre’s shopping area. This will
add to the vitality of Pensnett as the new residents can do their day-to-day convenience
shopping locally.

7.6

New street with car parking provision.

7.6.1

The provision of the new parking street located to the south of the High Street but running
parallel to it will offer a greater number of parking spaces (approximately 57 spaces) for
shoppers. There are 27 car parking spaces at Swan Street Car Park but the redevelopment of
the site for a GP surgery may reduce the number of spaces available on this site.
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7.6.2

The new parking street will enable shoppers to access the High Street via a pedestrian link
which is close to the retail core. Access off High Oak will ensure that passing traffic will be
able to identify the location of the car park easily. The High Oak entrance will provide access
and egress to the car park and an exit onto Swan Street will enable traffic to leave the car
park but will prevent the temptation for drivers to use the parking street as a rat run route from
High Street to High Oak.

7.6.3

The larger car park can accommodate vehicles owned by the new residents of the proposed
new residential street (5) if required.

7.7

New Street planting

7.7.1

The High Street currently has very little on-street planting. New trees can help to soften the
hard edges of the built environment and disguise the upper levels of the less attractive
buildings. In areas where underground services inhibit the planting of trees the appearance of
the public realm can be softened by the use of planters.

7.8

New Building to replace temporary GP Surgery

7.8.1

The GP Surgery occupies a temporary building. It is proposed that it be replaced with a
permanent structure facing the High Street. It is suggested that the parking provided as part of
the redevelopment be for the primary use of the GP Surgery, however, a form of agreement
may need to be reached with neighbouring occupiers who need access to the car park.

7.9

Improved green space

7.9.1

The green space located at the junction of High Oak and Bradley Street is in a prominent
location facing traffic arriving from the south. Improvements to this site in the form of planting
and seating will enhance the appearance of the southern gateway to Pensnett.

7.9.2

Access to the green space is achieved by either crossing Bradley Street or High Oak. Both of
these are busy roads making pedestrian access difficult. For this reason it is not proposed that
the site be allocated the status of Village Green, however, an enhanced appearance will
reflect positively on the wider centre.

7.10 New and/or improved pavements
7.10.1 Some poorly maintained paved areas in front of High Street retail premises belong to those
premises and are in private ownership. As part of the highway improvement scheme,
pavements will need to be realigned to accommodate the enhancements. The paved areas
currently in private ownership will be required to enable this realignment. This presents an
opportunity to replace the poor quality paving and create a more pedestrian friendly
environment in the core retail area.
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7.11 Guardrail replaced with more aesthetically pleasing safety
barriers
7.11.1 The unattractive pedestrian guardrail adjacent to the pedestrian crossing performs an
important safety function, especially as it is located in front of the entrance to St Mark’s
School.
7.11.2 The guardrail will either be enhanced by a new coat of paint or replaced with more decorative
railing.

7.12 Public Space with potential to accommodate a local market
7.12.1 A new area of public space is proposed which will link the High Street to the new parking
street. It is designed to create an attractive thoroughfare that will encourage people to walk
through to the High Street. This new link will provide opportunities to extend the commercial
frontage on the ground floor and create an active frontage to the four sides of the High
Oak/High Street block.
7.12.2 Monitoring of pedestrian movements undertaken as part of the Transportation Key Issues
study identified that pedestrians prefer to access the High Street at this location despite the
lack of any formal access. The provision of the pedestrian link in this location will not only
provide improved access at a location preferred by pedestrians it will also reduce the risk of
accidents by separating core pedestrian movement from highway traffic.
7.12.3 The space has the additional benefit of being capable of accommodating additional local
attractions such as a local market on key trading days that can augment the choice of goods
available. Alternatively or additionally the space could accommodate community activities, the
key principle is that this space should be flexible and be used to attract additional customers
to Pensnett.
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8.

Implementation

8.1

Delivery timetable

8.1.1

In this section we propose the time tabling of the implementation of the Regeneration Plan.
The proposals are phased into short (1 to 3 years) medium term (4 to 6 years) and long term
(7 to 10 years) priorities and are identified in table 7.1 below.
Table 7.1
Proposal
1.Transportaion and accessibility improvements
2. New development including proposals for 86-92
High Street or potentially reconfiguring
3. Proposals for 1 High Oak incorporated
4. Rear servicing provision for retail units
5. New residential streets linking to shops
6. New street with central car parking provision
7. New street planting
8. New building to replace temporary GP Surgery
9. Improved green space
10. New and/or improved pavements
11. Guardrail replaced with more aesthetically
pleasing safety barriers
13. Public space with potential to accommodate a
local market

Short
Term
(1 to 3
years)

Medium
Term
(4 to 6
years)
X

X (86 to 92)

Long
Term
(7 to 10
years)
X

X
X
X
X
X
X
X
X
X
X

8.2

Funding

8.2.1

In this section we identify potential funding sources that will enable the implementation of the
development proposals for Pensnett Local Centre.

8.2.2

In order that funding is secured it is important that the Council engages with existing
partnerships and develops new partnerships with local businesses, residents and
stakeholders. This will ensure that any funding applications have wide support and that the
outcomes are sustainable.

8.2.3

Table 7.2 lists the Regeneration Plan’s proposals and identifies potential funding sources to
deliver them.
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Table 7.2
Proposal
1.Transportaion and accessibility
improvements
2. New development including proposals for
86-92 High Street or potentially reconfiguring
3. Proposals for 1 High Oak incorporated
4. Rear servicing provision for retail units
5. New residential street linking to shops
6. New street with central car parking provision
7. New street planting

8. New building replacing temporary GP
surgery
9. Improved green space

10. New and or improved pavements
11. Guardrail replaced with more aesthetically
pleasing safety barriers
12. Public space with potential to
accommodate a local market

Potential funding sources
Local Transport Plan (LTP)
Developer/s with assistance from Public
Sector for site assembly
This will be funded through private investment
by the Developer/s
This will be funded through private investment
by the Developer/s
This will be funded through private investment
by the Developer/s
This will be funded through private investment
by the Developer/s
Capital funding can sought from the LTP
Revenue costs can be provided by the Local
Authority or Business Sponsorship
Dudley Primary Care Trust led
Capital funding can sought from the LTP
Revenue costs can be provided by the Local
Authority or Business Sponsorship
LTP
LTP
This will be funded through private investment
by the Developer/s

8.2.4

Table 7.2 identifies that funding for the proposed Highway improvements through the Local
Transport Plan has the potential to enable the delivery of five of the proposals. Developers
have already expressed an interest in delivering part of proposal 2 and proposal 3 and the
PCT are in discussion with partners with the aim of delivering a new GP surgery (proposal 8).

8.2.5

Funding to assemble the sites will be developer led the catalectic nature of this project will
need to be proved and a full market value test will have to be undertaken to ensure that the
completed scheme makes a profit and will be attractive to a developer.
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